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Planning Commission 
Study Session 

 

TO: PLANNING COMMISSION 

 

FROM: SYDNEY BETHEL, PLANNER II  

 (480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV 

 

THROUGH: CATHERINE LORBEER, AICP, PRINCIPAL PLANNER 

 (480) 503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV 

 

MEETING DATE: JULY 10, 2019 

 

SUBJECT: A. GP19-03, THE ACES OF GILBERT CAMPUS: REQUEST FOR 

MINOR GENERAL PLAN AMENDMENT TO CHANGE THE 

LAND USE CLASSIFICATION OF APPROX. 4.8 ACRES 

GENERALLY LOCATED AT THE SOUTHEAST CORNER OF 

BLUEJAY DRIVE AND GALVESTON STREET FROM BUSINESS 

PARK (BP) TO NEIGHBORHOOD OFFICE (NO) LAND USE 

CLASSIFICATION.  

 

 B. Z19-12, THE ACES OF GILBERT CAMPUS: REQUEST TO 

AMEND ORDINANCE NOS. 1458, 1548 AND 2019 AND REZONE 

APPROX. 4.8 ACRES GENERALLY LOCATED AT THE 

SOUTHEAST CORNER OF BLUEJAY DRIVE AND GALVESTON 

STREET FROM BUSINESS PARK (BP) WITH A PLANNED AREA 

DEVELOPMENT (PAD) OVERLAY TO NEIGHBORHOOD 

OFFICE (NO) ZONING DISTRICT.  

  

 C.  DR19-82, THE ACES OF GILBERT CAMPUS: SITE PLAN, 

LANDSCAPING, GRADING AND DRAINAGE, ELEVATIONS, 

FLOOR PLANS, LIGHTING, AND COLORS AND MATERIALS 

FOR APPROX. 4.8 ACRES, GENERALLY LOCATED AT THE 

SOUTHEAST CORNER OF BLUEJAY DRIVE AND GALVESTON 

STREET, AND WITH A PROPOSED ZONING OF 

NEIGHBORHOOD OFFICE (NO). 

 

3



2 

STRATEGIC INITIATIVE:  Community Livability 

To allow for the development of a K-12 specialized school that provides special education and 

therapeutic services to students within the Town of Gilbert.   

RECOMMENDED MOTION 

A. No motion requested;  

 

B. No motion requested; and  

 

C. No motion requested. 

 

APPLICANT OWNER 

Company: Iplan Consulting  Company: GR Property Holdings LLC   

Name: Greg Davis  Name:  

Address: 3317 S. Higley Rd. #114-662 Address: 7515 E. First St.  

 Gilbert, AZ 85297  Scottsdale, AZ 85281 

Phone: (480) 227-9850 Phone: (480) 632-7272 

Email: greg@iplanconsulting.com  Email: info@circleg.com  

 

BACKGROUND/DISCUSSION 

History 

 

Date Description 

March 20, 2001 The Town Council adopted Ordinance No. 1329, which approved 

the annexation of the subject site as part of a larger annexation 

(A00-10). At the time of the annexation, the property was assigned 

Rural Residential (R1-43) zoning while the strip annexation along 

the southern boundary of the site maintained an Agricultural (AG) 

zoning.  

March 4, 2003 The Town Council adopted Ordinance No. 1458 (Z02-26), which 

rezoned the property from Rural Residential (R1-43) and 

Agricultural (AG) to the Garden Industrial (I-1) zoning district.  

March 30, 2004 The Town Council adopted Ordinance No. 1548 (Z03-43), 

approving the Gateway Pointe PAD for a 40-acre parcel to: 1) add 

a “specialized emergency hospital” to the list of approved uses in 

the Garden Industrial (I-1) zoning district; 2) decrease the required 

building setback adjacent to local and collector streets; and 3) 

decrease the required building setback adjacent to multi-family 

residential zoning districts.  

September 4, 2007 The Town Council adopted Ordinance No. 2019 (Z07-65), which 

rezoned the property from Garden Industry (I-1) with a PAD 

overlay to the Business Park (BP) zoning district with a PAD 

overlay.   

 

mailto:greg@iplanconsulting.com
mailto:info@circleg.com
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Overview 

The applicant is requesting to change the existing land use classification and zoning for 

approximately 4.8 gross acres located at the southeast corner of Bluejay Drive and Galveston Street 

to build a specialized K-12 school dedicated to special education and therapeutic services. The 

land use classification is proposed to change from Business Park (BP) to Neighborhood Office 

(NO).  The property is also requested to be rezoned from Business Park (BP) with a PAD overlay 

to a conventional zoning of Neighborhood Office (NO). In addition to the minor General Plan 

amendment and rezoning request, the applicant has submitted a Design Review application to 

develop an approximately 35,512 square foot (sf) school called the Austin Centers for Exceptional 

Students (ACES). All three (3) of the applications are being reviewed concurrently.  

 

The ACES is a group of specialized schools that provide special education and extensive 

therapeutic services to students who are still enrolled in their respective public or charter schools. 

The ACES focuses on K-12 students with autism, emotional disabilities, intellectual disabilities 

and multiple disabilities.  The ACES currently partners with sixty-five (65) different school 

districts and charter schools across the valley. According to the applicant, the ACES returns 

approximately one third of its students to their respective school districts each year with the skills 

necessary to be successful on a traditional school campus.  

 

Surrounding Land Use & Zoning Designations: 

 Existing Land Use 

Classification 

Existing Zoning Existing Use 

North Business Park (BP)  Business Park (BP) with 

PAD overlay 

Galveston Street then 

Shops at Circle G 

Corporate Park  

South Business Park (BP) Business Park (BP) with 

PAD overlay 

Vacant  

East  Business Park (BP) Business Park (BP) with 

PAD overlay 

Sparrow Drive then 

Gateway Medical 

Campus  

West Residential >5-8 

DU/Acre 

Single Family-Detached 

(SF-D)  

Bluejay Drive then Single 

Family Homes ( Gateway 

Crossing )  

Site Business Park (BP) Business Park (BP) with 

PAD overlay  

Vacant  

 

 

General Plan 

The General Plan classifies the property as Business Park (BP), which designates areas for office 

and light industrial uses, including high technology and research and development firms. The 

applicant is proposing to change the land use classification from Business Park (BP) to 

Neighborhood Office (NO), which designates areas for small-scale, single story office uses and 

complexes adjacent to existing or planned neighborhoods.  

 

The subject site is also located within the Gateway Character Area which is one (1) of four (4) 

Character Area’s within the Town; each character area defines a unique area of Gilbert’s Planning 
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Area and provides guidelines specific to each area. Per the Town of Gilbert General Plan, the 

Gateway Character Area provides traditional village/neighborhood design concepts which are 

reminiscent of the agrarian heritage of Gilbert. Additional concepts such as promoting pedestrian, 

bicycle and transit-oriented design are integrated into the policies, standards, and guidelines to 

support a denser, mixed used environment.  In addition to being located within a Character Area, 

the site is located within the Power Road Growth Area. Per the General Plan, the focus of the 

Power Road Growth Area is industrial and business park employment supported by commercial 

shopping centers. 

 

Rezoning 

The applicant is requesting to change the existing zoning from Business Park (BP) with a PAD 

overlay to Neighborhood Office (NO) for approximately 4.8 gross acres to build a K-12 small-

scale school. Schools are a permitted use in NO when they are located on an arterial or collector 

roadway.  A Conditional Use Permit approval is required for any other location.  The project is not 

proposing a PAD and is proceeding forward with conventional zoning. According to the applicant, 

the rezoning is justified as noted below:  

 

• The Neighborhood Office (NO) zoning district is still an employment use and is compatible 

with other employment and commercial land uses in the area.  

• Even though the Neighborhood Office (NO) zoning district is a less intensive zoning 

district than Business Park (BP), the resulting use of the property will bring approximately 

forty (40) professional jobs to Gilbert.  

• The approximately forty (40) professional jobs created by the proposed use will help 

support the growing commercial uses in this area of Gilbert.  

• The proposed specialized school use utilizes multiple health care professionals and thus 

will be compatible to the existing medical uses to the east as well as the future employment 

uses envisioned to the south and southeast.  

• The Neighborhood Office (NO) zoning district creates an improved land use transition 

from single family residential uses to the west to more intensive Business Park (BP) uses 

to the south and east.  

• The proposed use is an important and extremely underserved need of the community and 

the area’s public school districts.  

 

Project Data Table 

Site Development 

Regulations 

Required per LDC 

and Ord. 2019 

(BP) 

Required per LDC  

(Proposed NO)  

Proposed 

Building Area (sf) - - 35, 512 sf (Phase I)  

4,125 sf (Phase II)  

Maximum Height (ft.) 

/Stories 

70’/4 Stories  25’/1 Story  24’-9” / 1 Story  

Minimum Building 

Setbacks (ft.) 

   

 Front  25’ 20’ 20’ 

 Side (Collector or local) 20’ 15’ 15’ 

    Side (Nonresidential)  0’ 10’ 10’ 
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 Rear (Nonresidential)  0’ 10’ 10’ 

Minimum Required 

Perimeter Landscape Area 

(ft.) 

   

 Front  20’ 20’ 20’ 

 Side (Collector or Local) 20’ 15’ 15’ 

    Side (Nonresidential)  5’ 10’ 10’ 

 Rear (Nonresidential)  5’ 10’ 10’ 

Landscaping (% of net lot 

area) 

15% 15% 56.2%  

Parking  

1/250 sf Office Area  

7/Classroom (High School)  

2/Classroom (Junior High 

and Elementary) 

- 

  

Pending, based off 

classroom mix  

108 Spaces  

Bicycle Parking 

1/10 required vehicle 

spaces 

- 

 

Pending, based off 

total required 

vehicle spaces 

8 Spaces  

 

Design Review  

 

Site Plan  

The applicant is proposing a 35,512 sf school with a future phase of 4,125 sf located on the 

southern portion of the building. The first phase is intended to accommodate approximately one 

hundred and thirty (130) students through eighteen (18) classrooms. If the second phase is 

constructed, it will accommodate an additional twenty (20) students in four (4) additional 

classrooms for a maximum student capacity of one hundred and fifty (150) students. The building 

is situated on the southeastern portion of the site with two (2) points of proposed access, the first 

being off Bluejay Drive and the second being off Sparrow Drive. There is no access proposed off 

Galveston street.  

 

Parking areas are located on both the eastern and northern portions of the site. The campus is 

expected to employ approximately forty (40) people, which will be the primary users of the parking 

area, according to the applicant. A drop off area for the students is located on the northern portion 

of the site at the school entrance. Since the ACES school is an extended campus of the public 

schools, all of the students are transported to and from the ACES school by the student’s school 

district vehicles. The ACES school does keep a handful of passenger vans on-site for field trips 

and some occasional student drop-off and pick-up. Ten (10) parking spaces have been dedicated 

explicitly for van parking on the eastern portion of the site.   

 

Landscape Plan  

The landscape as proposed exceeds the 15% minimum landscaping requirement at approximately 

56.2%. Landscaping is provided in the form of perimeter landscaping, parking lot landscaping, 

foundation landscaping, and within the active recreation area. The active recreation area, which 

includes the seating area, swings, basketball court and turf area, is completely enclosed along the 

perimeter with a wrought iron fence.  The proposed tree palette contains Chinese Elm, Phoenix 
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Thornless Mesquite, Live Oak, and Yellow Oleander. For accent plants and ground cover, a variety 

of plant materials have been proposed including Yellow Bells, Mexican Bird of Paradise, Green 

Cloud, Petite Pink, Bougainvillea, Gold Mound and Trailing Purple Lantana, and ‘Green Carpet’ 

Natal Plum.  

 

Elevations   

The building as proposed is one-story in height, 29’-6” at its highest point, with primarily a flat 

parapet roof and a pitched roof element utilized at the entry of the building as seen on the north 

elevation. The primary building material is stucco painted in a range of earth tone colors. A green 

accent color is utilized on the pillars of the school entrance; this green entry feature is part of the 

ACES brand and can be seen at other Valley schools. Metal painted in a dark bronze color is 

utilized throughout the building as an accent feature. The most notable metal features include the 

pitched roof and the canopies seen on portions of the north and east elevations. Staff encourages 

the integration of a greater variety of materials such as stone or brick to create greater visual 

interest and integrate with the other surrounding development within the Gateway Character Area. 

Additional features on the eastern portion of the north elevation, which is the school entrance, are 

suggested to create balance on the elevation.  

 

PUBLIC NOTIFICATION AND INPUT 

A neighborhood meeting was held on May 14, 2019 at Gateway Pointe Elementary School.  

Approximately two (2) residents attended the meeting.  The residents asked questions regarding 

the details of the ACES school and student population, the operations of the school, traffic patterns, 

and proposed lighting types.   

 

PROPOSITION 207 

An agreement to “Waive Claims for Diminution in Value” pursuant to A.R.S. § 12-1134 was 

signed by the landowners of the subject site, in conformance with Section 5.201 of the Town of 

Gilbert Land Development Code.  This waiver is located in the case file.  

 

STAFF RECOMMENDATION 

 

A. Staff requests Planning Commission input;  

 

B. Staff requests Planning Commission input; and  

 

C. Staff request Planning Commission input on the following: 

 

a. General site design/layout, and  

b. Building elevations.  

 

Respectfully submitted, 

 

 

Sydney Bethel 

Planner II  
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Attachments and Enclosures: 

 

1) Vicinity Map 

2) Aerial Photo  

3) Land Use Exhibit 

4) Zoning Exhibit 

5) Site Plan  

6) Landscape Plan  

7) Grading and Drainage  

8) Colors and Materials  

9) Elevations  

10) Floor Plan  

11) Lighting and Details  

 



City of Mesa

Subject Site

GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 1:  Vicinity Map
July 10, 2019



Subject Site

GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 2:  Aerial Photo
July 10, 2019
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July 10, 2019
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GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 5:  Site Plan
July 10, 2019



GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 6:  Landscape Plan
July 10, 2019



GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 7:  Grading and Drainage
July 10, 2019





GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 8:  Colors and Materials
July 10, 2019



GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 9:  Elevations
July 10, 2019





GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 10:  Floor Plan
July 10, 2019



GP19-03/Z19-12/DR19-82 The ACES of Gilbert Campus
Attachment 11:  Lighting and Details
July 10, 2019




